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ABSTRACT
This thesis develops the master plan, urban design guidelines, and housing models for two of
the residential sections of Westway, New York City -- a 178 acre landfill project proposed for
Manhattan's Hudson River shore. The thesis also makes suggestions for the design and uses of the
waterfront parks and open spaces adjacent to the residential areas.
The thesis's designsare developed with concern for making Westway appropriate for its water-
front site and urban context; expressive of a world-city meeting the water; and accommodating to the
broad cross-section of people who can be expected to live in the project.
The author's design methodology -- consisting of the analysis and synthesis of elements of
New York City's residential tradition; principles of Modern housing design; and waterfront precedents
established in New York City and in cities abroad -- forms the basis of an approach to the design of
cities and their extensions which is presented in the conclusion.
Thesis Supervisor: Henry Millon
Title: Visiting Professor of History and Architecture
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Fig. 1. Design development drawing - Westway Site Plan.
I. INTRODUCTION
A. The New Land
During the second half of the 19th century, Boston, Massa-
chusetts was engaged in the filling of the Back Bay and in the
creation of a great residential community (fig. 2). As the
marshes were filled with gravel and sand, row houses were erected
along freshly laid streets. The houses stood erect and proud
either individnally or in small groups until the open lots among
them were filled. Designed according to property covenants
that stipulated masonry construction, building heights, and set-
backs from the street, the Back Bay's houses, clubs, hotels and
institutions would, by the turn of the century, combine into a
cohesive whole which defined for Boston the quality of the city's
residential life.
Today, New York City is embarking on a similar project: the O
filling of 178 acres along Manhattan's Hudson River shore. The
project is called Westway (fig. 3). Its development will accompany
the construction of a new off-shore highway. Earth
will be dredged from the river to create the Westway land. The
land will extend from Manhattan's boundary, West Street, to
the top of the highway's concrete box. The new highway will,
in effect, be a tunnel for much of its length. Directly above it
Fig.2 Views of Comamonwealth Avenue,
will be built a park; along its length housing and commercial Boston
and industrial facilities will be developed.
For New York, Westway represents an opportunity for the
bringing of the city to its greatest and most under-utilized
natural asset: the riverfront. It is a large enough project
to encompass many aspects of the city's complexity -- in archi-
tecture and in individual and community life. And it is an
opportunity to explore the improvement of residential life in
its master plan, design guidelines, and recreation facilities.
Like the Back Bay, which organized Boston's 19th century
housing traditions to create one of the city's most desirable
communities,Westway can be symbolic of its city's residential
traditions -- and unique by virtue of its planning, open
space, and access to the waterfront.
B. Thesis Goals
This thesis will develop the master plan, urban design
guidelines, and housing models for the two residential sections
of Westway extending from Canal Street to Gaansevoort Street
and from West Street to the Hudson (fig. 4). It will also
matte suggestion for the landscape of these sections and for
the recreational and educational uses of their waterfront.
The design of these elements will be developed with
concerns surrounding Westway as a project and Westway as an
example of an approach for designing cities and extensions to
cities.
For Westway, the project, the thesis will explore means
of making it specific to its site and New York City context;
for balancing the project's purpose of providing public access
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to the waterfront with its purpose of creating a residential
community; and for making the project expressive of a world
city meeting the water.
For Westway as an example of urban design, the thesis
will address the following questions:
What are the resources available to architects in the
design of cities?
How does the architect balance his desire for the physi-
cal reform of the city with his appreciation of urban traditions?
How is the contradiction between large scale planning and
small scale decisions addressed?
How are varieties in lifestyles among city dwellers
accommodated in the design of cities?
Are there architectural forms and symbols in a given city
which can be used in the creation of a new community that is
desirable and fitting for the broadest cross-section of the
city's people?
These questions, which will help generate the thesis's
design, will be addressed in the thesis's conclusion, the
presentation of an approach to the design of cities and
their extensions.
C. The Thesis in Context
Much of the Back Bay's success was predicated in a 19th
century vision of private property and in the systematization
of the domestic traditions of an urban upper-middle-class.
Westway, as a 20th century project, must be more complex in order
to succeed. Planning and architecture now address the needs of
heterogenous social groups; building technology no longer limits
new housing to low-rise row houses; the kinds of 20th century urban
housing are multiple -- from the row house to the skyscraper apart-
ment house -- a situation which makes the identification of a
domestic tradition more difficult than in the past (fig 5);and
recent housing and urban planning orthodoxy, which propounded
high-rise buildings standing in open space, has collapsed under
an onslaught of international criticism by sociologists,
anthropologists, and city residents. Consequently, planning for
Westway proceeds during a transitional period of architecture
and urban design, a situation which encourages this thesis to
be representative of a widespread exploration of alternatives
in the design of cities.
Fig. 5. Photograph by Andre Kertesz.
II. WESTWAY: PROJECT BACKGROUND
A. History of the Project
The Westway Project was announced in 1971 as a replacement
for the deteriorated West Side Highway from Barclay Street to
42nd Street, Manhattan. It will consist of an "outboard" high-
way built off the Manhattan shore and covered by extensive land-
fill (figs. 6, 7). The project will clear the waterfront of
derelict piers and provide 178 acres of new land for development
with housing, parks, and industrial and commercial facilities.
Ninety percent of the cost of the highway and new land will be
borne by the Federal government; the remainder will be carried
by the State of New York. Forty eight percent of the land will
be developed as a riverfront park under management of the
New York State Office of Parks and Recreation and at a construc-
tion cost borne by the Federal government. The remainder of the
land will be given to the City of New York which will sell or
lease the land to housing and industrial developers according to
plans negotiated by the City Planning Commission and the site's
adjacent Community Planning Boards, the local neighborhood plan-
ning agencies which advise the Commission in determining policy.
In 1974,'the project's Environmental Impact Statement was
released; in 1980, the architectural and planning firm of Venturi,
Rauch, and Scott-Brown was retained by the State Office of Parks
and Recreation to design the riverfront park with the understanding
that the firm would be later retained to develop the urban design
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guidelines for the entire project; and in 1981, President Ronald
Reagan presented a symbolic "check" to Mayor Edward Koch at a
ceremony representing the first Federal payment toward the demo-
lition of the old West Side Highway.
Throughout Westway's planning,the vigorous city-wide
discussion of the project has made it a prominent issue in
the development of transportation, recreation, and planning
policies for the City of New York.
B. Description of Site and Environs
The literal site of the Westway Project now consists, in sub-,
stantial part, of water. The part which is land is primarily street,
Manhattan's West Street, a north- - south thoroughfare which will
become the Westway landfill's eastern border (fig. 8).
The site adjoins several historic nieghborhoods including
Tribeca, Greenwich Village, and Chelsea. These communities, built
largely during the 19th century, are mixtures of residential,
industrial, and commercial buildings. They are extending upper-
middle-income housing to their western borders through the con-
version of industrial properties to apartments. To the south
of the site is the landfill of Battery Park City, now being
developed as a major office/residential project whose commercial
core has been designed by Cesar Pelli. To the north is the site
of the new Convention Center, designed by I. M. Pei, which is
expected to spur hotel and commercial construction in the west-
Midtown area. Thus areas to the north,southand east of the Westway
I
site are undergoing both conspicuous and subtle change, with the
communities to the site's east especially sensitive to the role
Westway will play in their future character.
By ay standard, the site and environs of the thesis study
area -- Canal, Street to Gaansevoort Street -- are extraordinary.
From the south, the red masonry bearing walls of over-scaled
19th century loft buildings emanate from Tribeca and extend in
ridges to the western edge of Greenwich Village (fig. 10). Here
they meet low-slung sidestreets of Greek Revival row houses,
children's playgrounds, tenements, and schools -- elements of a
famous New York residential neighborhood. Greenwich Village,
from Houston Street to Christopher Street, is separated from
the Westway site by a two-block wide border of industrial pro-
perties extending from Seventh Avenue to West Street. These
properties culminate in the Romanesque Revival, city-block
big Federal Archives Building, recently converted to apartments.
To the west of the ridge is a mixture of low-rise garages and
industrial properties, numbers of them empty and perforated by
vacant lots. North of Christopher Street, the ridge moves one
block west to adjoin West Street. From West Street, the move-
ment of the ridge is very apparent: the massive buildings,
their windows reflecting the afternoon light, lurch forward and
alter the character of West Street from a ragged edge of the
city to a fairly consistent embankment of broad buildings,
ranging from four to ten stories tall. These properties, too,
are being converted and include among them the Westbeth Artists
Fig. 9. Loft buildings in Tribeca.
Housing, a demonstration project underwritten in the 1960's
by a private foundation and designed by Richard Meier to provide
moderately priced housing for artists and now the prototype for
the upper-middle-class conversions surrounding it. North of
Christopher Street, the original residential streets of the
west-Village extend to Washington Street, one block closer to
the river than those south of Christopher Street. These resi-
dential blocks are reinforced by the West Village Houses, a
recent scatter-site project of walk-up apartments surrounding
landscaped courts which were designed to the principles of
the urban planner and social critic, Jane Jacobs, a
former resident of the neighborhood.
Adjoining the northern and southern parts of the thesis
study area are the Gaansevoort Meat Market and the three-block
long St. John's Building. The former is a jumble of low-rise,
19th century buildings with iron canopies which stretch along
the converging streets surrounding 14th Street, a major east -
west thoroughfare. The latter is a single, low-slung building
which crosses Houston Street with functional, somewhat Art-Deco
architecture. The market area is slated to remain as a neighbor
of Westway. The St. John's Building is expected to provide a
highly desirable site for new development, in all likelihood
residential.
Along the Hudson are the hulks of piers, some partially
sunken in the water. With the movement of shipping to the modern,
containerized facilities of Brooklyn and Newark, they have fallen
Fig. 10. Greenwich Village,c.1922
into disrepair. One, at the foot of Morton Street, has been
stripped of its enclosure and serves as a community "beach"
maintained by New York City's Department of Parks and Recreation.
It has been the movement of shipping to other locations in
the Port of New York which has helped create the vacuum in loft
and industrial buildings which is being filled by residential
conversions. Bulk cargo is no longer transferred from the
piers to the warehouses along West Street. Consequently, these
buildings are now absorbing the expanding residential base of
Greenwich Village, where young families and professionals are
upgrading formerly moderately priced housing and are purchasing
or renting the newly opened "loft" apartments along Hudson,
Greenwich, Washington, and West Streets. Westway's environs,
once home to immigrant dockworkers and to individuals seeking
an "alternative" address in proximity to the cosmopolitan
Greenwich Village, are now an integral part of that district,
New York City's fifth most affluent.
C. Project Plans
Planning for Westway is a continuing process. Still under
negotiation among Federal, State, and City authorities and Com-
munity Planning Boards are the exact design and location of the
highway, its approaches, and park system. The following are broad
outlines for the project (figs.5,7,8).
--Highway: six lanes, 4.2 miles long, Barclay Street to
42nd Street, depressed four feet below landfill, with open cuts
in vicinity of approaches at Canal Street, 14th Street, and 30th
Street, becoming elevated between 30th and 40th Streets.
--Landfill: 178 acres, from vicinity of Jay Street to 34th
Street, and consisting of earth dredged from river bed
to make room for the highway box.
--Park Land: 82 acres, concentrated along the river's edge
and on top of the highway box, becoming an 18.9 regional park be-
tween Jay and Hubert Streets and 6.7 and 6.4 acre community parks
between Morton and Christopher Streets and between 22nd and 25th
Streets, respectively.
--Industrial Use: 53 acres in three areas -- between Hubert
and Canal Streets, Gaansevoort and 17th Streets (where it is
proposed that it combine with commercial and industrial uses),
and 25th and 34th Streets.
--Residential: 35 acres and 7100 units in three locations --
Canal Street to Leroy Street (12 acres, 2,600 units), Christopher
Street to Gaansevoort Street (17 acres, 2,200 units), and 17th
Street to 22nd Street (10 acres, 2,300 uniIts).
Features of the Federal/State/Venturi plan (figo5) currently
being considered for the thesis study area include:
--West Street: four lane, north-south neighborhood
main street, with a concrete median and curbside parking
lanes.
--Park Street: a new, one-way street above the
highway box, diverted around the park at Christopher Street,
and serving primarily as vehicular access to Westway housing.
--City Blocks: extensions of existing grids adjoining site
and becoming a superblock toaccommodate the Christopher Street
Park.
--Neighborhood Commercial Uses: on first floor frontage along
West Street.
--Housing Densities: equivalent of New York City R8 designation,
or 185 to 220 dwelling units per acre (such densities carry a 40%
parking requirement).
--Building Heights: reflecting those of adjacent Greenwich
Village, six to eight stories.
-- Heating, Ventilation, and Air Conditioning: independent
systems for each building; utility hook-ups to be provided by
the housing developers, the City, and Consolidated Edison.
Although the Venturi office has begun design work for
Westway's parks, guidelines for the projects residential,
commercial, and industrial components have yet to begin. Con-
struction of these parts of the project will not proceed
until well after completion of the park in order to allow the
landfill to settle properly.
III. THESIS CONCEPTUAL BACKGROUND
A. Introduction to the Resources
The conceptual background for the Westway thesis is
developed from three resources: 1) New York City's residential
tradition; 2) Principles of Modern Architecture expressed in
housing designs which can be considered valid criticism of
New York's residential tradition; and 3) Waterfront design
precedents in New York and other cities.
Choice of these resources is justified by the following:
--New York City's residential tradition. 1) The com-
munities adjacent to the Westway site contain virtually every
kind of building in the city's residential tradition. If
Westway is to extend these communities to the new waterfront,
it is reasonable to reflect this tradition in the project's
housing. 2) The author intends the thesis to suggest the
potential for Westway toaccommoaate the broadest cross-section
of the city's people. These people share in the city's
richly varied housing stock which, represented in the project,
will encourage their residence there. 3) The author also
wishes the thesis to indicate manners in which Westway's
housing can be constructed by a variety of builders ranging
in scale from the individual home owner to the major developer.
The city's variety of kinds of housing, from row house to
high-rise apartment house, can serve as models for small and
large-scale developers. 4) As the author will show, New York,
Fig. 11. A New York apartment.
Fig. 12. Immeuble Villas, Le Corbusier.
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Fig. 13. Plan of Riverside Park, New York City.
as a world city, meets its waterfront in its residential
districts by bringing the buildings of its housing tradition
to the water. If Westway is to represent New York's meeting
with the water, this condition should be recognized and
considered in developing the plan.
--Principles of Modern Housing. The housing tradition
the author will analyze has been justifiably criticized for
certain inadequacies. Housing projects of the Modern move-
ment, both theoretical and constructed, address some of these
inadequacies. In New York, a few projects built during the
1920's and 1930's express the housing ambitions of Modernism
while remaining rooted to their urban context. If Westway is
both to extend its communities to the river and enhance them,
these projects should be considered in developing the design.
--Waterfront Precedent. Westway is to encompass housing --
and a waterfront. Although New York represents itself as a
world city meeting the water by bringing its housing to the water,
it has done so by design only occasionally. Westway provides the
opportunity to combine the residential tradition with waterfront
amenities and suggests analysis of waterfront images, spaces and
uses established in New York and in cities abroad.
B. Description of the Desirable Urban Community
Before the author proceeds to detail the thesis's conceptual
background, the elements constituting his perception of the desirable
urban community should be presented to place the thesis into the
context of his values.
The desirable urban community offers its residents a range
of choicein dwellings, recreation, and levels and kinds of inter-
action with other people. The provision of choice helps define
urban life; and through selection among numerous choices, the
city dweller develops an individual public and private life.
The community facilitates the self-definition of the
individual by permitting him to choose among: type of dwelling,
from the substantially incomplete dwelling that the resident
finishes to the dwelling that is virtually complete; type of
recreation, from the individual, passive kind to the active,
communal kind (both indoor and outdoor, spontaneous and planned);
and forms of interaction with other members of the community,
from the discrete observation of people partaking in public
life to private interaction with other individuals.
These choices are given structure by buildings, streets,
and parks combined in a manner that provides urban density
with compensatory open space; variety of building forms, types,
and sizes configured to assure dwellings' and public spaces'
access to light and view; and clear delineation of the spatial
gradations between privacy and communality -- from the private
room to the public park -- which is of fine enough texture to
to encourage the reciprocity between public and private life.
This community enjoys the residence of differing age and
interest groups by providing the housing and community facilities
that sustain them. It also encouragesexposure and interaction
among these groups toward the identification of common interests
and pleasures.
And the desirable urban community looks desirable to those
who reside in it and imparts welcoming gestures to those who
visit it.
In designing such a community, it is necessary to recognize
that its achievement rests in the attention paid to the details
of urban life: small, special features of architecture and space
(a bow window, a fireplace, a terrace), which can be determining
factors in a resident's satisfaction with his dwelling; differing
views from dwellings in a single building which can help make
similar units distinctive; and the sidewalks, parks, and
gardens that create the context for the walk to school, the
doing of shopping, and the return home from work and which
help define the community's quality of life.
C. The New York Residential Tradition
Four New York City housing types are appropriate resources
for the design of the residential component of Westway. They are
the row house, tenement, apartment house, and warehouse or industrial
building converted into "loft" apartments. The four provide the
majority of Manhattan's housing. The first three have had an
interrelated New York history stretching back two hundred
years; the last has become widespread only during the past
decade. All are represented in the communities adjacent to Westway.
1. The Row House
The row houses seen along the streets of Greenwich Village
and Chelsea are examples of the predominant form of Manhattan's
middle-class, single family housing of the 18th and 19th
centuries (fig.14).
Although the width and depth of the row house changed over
the course of the city's growth (it became deeper, narrower and
higher due to the escalating cost of land), the dwelling retained
certain architectural features and hierarchical relationships among
its spaces throughout the 19th century.
These included:
1) A diagram of encompassing privacy from the public street
and sidewalk to the garden area and stoop at the front of the house,
to the parlor floor where guests were received, to the private
bedroom floors.
2) An architecture of facade in which ornament was
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Fig. 14. Two row-house plans,c.1860.
concentrated on the front of the house in a tripartite, classical
division of ornament.
3) Contiguous street walls. Row houses were built in rows
and defined their street with walls that extended along a building
line 10 feet behind the property line (fig. 15).
The row house, although essentially a simple four story masonry
box divided into front and back rooms, was complex: in proximity
to the street, it afforded withdrawal into a domestic preserve;
the garden and stoop domcsticated the residential street by
extending the dweller's proprietal concerns into the public
domain; and the protuberances of stoops, bow windows, oriels,
and cornices enriched the street wall. Here family life was care-
fully balanced with -- and individually architecturally expressed
within -- a community's public life.
The legacy of the row house extends to the tenement and
apartment house. The tenement was the 19th century multi-family
row house whose congestion and inconvenience -- and eventual
reform and improvement -- were the outgrowth of the row house's
typical 25 by.100 foot lot. And the apartment house would have
to translate the row house's comfort and spatial hierarchy in
order to establish itself as desirable multi-family housing for
a 20th century middle and upper-class.
2. The Tenement
The tenement, until 1928 the legal classification for any
New York City dwelling housing three or more families, could be
Fig. 15. Row house terrace, Washington Square North, 1894.
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a row house converted and cheapened for the accommodation of
several poor families or it could be a new dwelling squeezed
into the lot intended for the comfort of the single family.
The early tenement was deplorable. It covered nearly all of
its lot; afforded its tenants little light and air; housed
upwards of 300 people in its six floors (the members of the
immigrants' extended families); had no bathrooms; and was
prone to fires.
It was not until 1901 that the common tenement approached
reasonable minimum standards (fig.16). Housing reformers
recognized that the tenement's major problem was its confinement
by the 25 by 100 foot lot, and consequently wrote legislation
whose demands for open space, room dimensions, and light and air
could only be achieved by combining lots. The result was the
50 foot wide tenement built on two lots with masonry construction,
private bathrooms, adequate kitchens, separate rooms, and
windows more generously proportioned than those of earlier
tenements.
Over the years of the tenement's legislated changes,
constants emerged in the building-type, including:
1) A vertical hierarchy of public and private space, from
the public street, to the semi-public halls, to the apartments.
2) An 'architecture of facade which, as the tenement
improved, could become quite ornate by taking advantage of the
city's influx of competitively priced craftsmen and which, like
the row house's architecture, was based in the classical tripartite
F.
Fig. 16. New Law Tenement plan (1901).
division of the facade into rusticated base, masonry shaft, and
metal cornice.
3) Contiguous street walls, product of the tenement's
party wall construction (fig.17).
The tenement was a more complex row house: it grew larger
than the typical row house and brought semi-public circulation
into the building by way of its stair halls. With the refurbish-
ment of several of Manhattan's communities during the 1970's,
many new law tenements became middle-class housing, co-existing
with row houses divided into apartments on newly desirable
streets.
3. The Apartment House
The apartment house (fig.18), which came to symbolize New York's
residential life by World War II, emerged as a pervasive middle
and upper-class housing form after 1900. Until the turn of the
century, families of means continued to build row houses.
Escalating real estate prices, the institution of income taxes
which reduced discretionary income, and the advent of steel frame,
high-rise construction, drove, by World War I, New York residential
development into the sky. Like the tenement, the apartment house
accomodated several families on a single floor, had a circulation
system of communal halls, and faced upon courts and yards of
dimensions regulated by legislation.
During the rapid maturation of the building type, from 1900
to 1929, the apartment house developed characteristics derived
Fig. 17. Tenement row,Harlem, with shops
on ground floor.
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Fig. 18. Apartment house, 1931, East End Avenue,N.Y.
from both the tenement and the row house, including:
1) Contiguous street walls. Apartment houses were built
wall-to-wall along their building lines to allow the maximum
number of their apartments to face the street -- still the city's
major source of light and air.
2) An architecture of facade which tended to hide the
building's advanced structural engineering in order to provide
the look and solidity of feeling of the city's masonry row house
tradition.
3) An entrance processional consisting of a canopy (first
of iron, later of canvas) to shelter tenants when disembarking
from vehicles and a decorated lobby which could evoke luxurious
hotels or the domestic comforts of home.
4) A vertically organized system of public to private
space consisting of street, lobby, elevators, corridors, and
the apartment.
5) A "zoning" of apartment functions consisting of enter-
tainment rooms, family bedrooms, and servants rooms (fig.19).
The apartment house was mass housing, reaching 13 to 30
stories in the air and given flourish by the individual talent
of its architect. To this day, it can represent an urbane
vision of high-rise living overlooking the city's parks and
rivers and achieves almost mythic stature in major buildings
named San Remo, Majestic, and Century.
Fig. 19. Apartment plan, 1912, Park Avenue, N.Y.
D. Elements of the Tradition, Combined
When New York's housing types are placed side-by-side, as
often occurs in Greenwich Village and Chelsea, the row house's,
tenement's, and apartment house's similarities become apparent
and their creation of a residential tradition clear (fig.20).
New Yorkers, of whatever social class, share in a street grid,
in dwellings arranged in rows and entered directly from the
street, in vertically developed hierarchical relationships among
public and domestic spaces, and in a masonry, tripartite archi-
tecture of facade, which, no matter how many families live
in a building nor how complex is the building's organizational
diagram and structural technology, can recall the domesticity
-- and desirability -- of the early row house. Although the
building's varying ages, shapes, and sizes lend complexity to
the New York residential block, their subscription to the
characteristics of the tradition and their tendency to be
built contiguously along building lines allow them to lock
together.
Historical patterns of development lend the New York
residential block its variety. East - west cross-streets are
the preserve of row houses and tenements. Later, small
apartment houses are also located there, kept to low height
by zoning restrictions which seek to preserve light for the
narrow streets. On the wide, north - south avenues, large
apartment houses have been built, directed there by zoning
which considers the avenues' width to be adequate to light
Fig. 20. Rowhouse (1820)
Tenement (1901)
Apartment house (1912)
Fig* 21
The New York residential block
and ventilate the buildings. Street corner churches or clubs
survive these waves of development. Located originally to take
advantage of the visibility, circulation access, and light that
corner locations afforded, they eventually would be overwhelmed
by the city's new form of habitation, the apartment house. In
heavily developed apartment house neighborhoods, churches and
institutions provide welcome openings in the building wall,
views of the sky, and light for surrounding streets.(fig. 21).
With a generally low-rise but undulating cornice line
along the sidestreets and a high, flat or "wedding cake"
roofline along the avenues, and with punctuations of church
steeples and institutions, New York's residential blocks are
lent sculptural qualities, even drama (fig.22)..
E. The Converted Industrial Building: Addendum to the Tradition
One other development in the city's housing tradition should
be mentioned: the conversion of industrial and loft buildings
into apartments, a phenomenon accelerating over the past decade
and one very prominent in the vicinity of Westway (figs.23,24)o
These buildings, offering high ceilings, flexible interiors, and
expanses of window, are being converted for a young and affluent
population which is institutionalizing a housing trend begun by
artists in search of dwelling/working space. Still, these old/new
buildings are entered directly from the street, are built in rows,
share in communal systems of lobbies, halls, and elevators, and,
to a degree even greater than the tenements and apartment houses
Fig. 22. Painting by Richard Estes Valet .
whose courts and yards are determined by municipal housing
codes, are dependent on the street as the major source of
light and air, their backs to courts whose narrowness and
darkness would be impermissable by tenement law.
F. The Residential Tradition Criticized
New York's residential tradition can be criticized.
Based in a 25 by 100 foot property division which originated
in a 19th century model for the single family house, it
displays difficulties of accommodating the changes in domestic
life, building technology, and scale of construction which
have occured during the past century.
The New York City residential block is too narrow. When
its 200 foot depth was set by the Commissioners Plan of 1811,
the document responsible for the city's street grid, houses
were between 40 and 60 feet deep -- which left ample backyards
and, due to the building's low height, adequate light for
residences. The 19th century tenements and 20th century apart-
ment houses, built much deeper as multi-family dwellings, would
forfeit yards for narrow, ill-lit courts surrounded by tall
buildings. The light wells of early tenements were particularly
inadequate; the tolerance of the courts by early 20th century
apartment dwellers was due, in part, to the existence of a
servant class whose rooms were relegated to the courts to enable
the householder's family rooms to face the street. As the
servant class was depleted and their rooms were turned into
Fig. 23. Loft apartment.
Fig. 24. Manhattan lofts.
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apartments and as newer buildings were constructed without
servants' rooms, the apartment family suffered lack of light
-- and privacy, the rooms of one apartment looking into
those of a building next door.
There are other criticisms to be made. The 19th
century Commissioners' vision of the residential city was
one founded in private property. Provisions for parks and
communal open space were minimal in the street plan. It
was assumed in 1811 that New Yorkers had access to the island's
many river coves and inlets for recreation, a recourse which
disappeared by the 20th century. The building of Central
Park during the 1860's attempted to make compensation for
the rapid proliferation of the street grid, but did little
to introduce parks and open space as a part of every-day
community life for the neighborhoods which were distant from
it. When developers were enlightened enough to provide open space
as part of their projects, as they did in St. John's Park
in the 1820's (fig. 25) and Gramercy Square in 1831, they padlocked
them against the public and gave only their residents keys.
When the City, during the 1930's and 1940's, mounted a playground
building campaign, the results were dreary patches of tar.
Landscape of the city's residential areas, generally, is
poor. Thin street trees suffering inadequate root areas and
irrigation are familiar. In some prosperous row house areas
individual front gardens do make considerable contribution to
the public domain. Along neighborhood commercial streets
Fig. 25. St.John's Park,N.Y. c. 1820.
landscaping is virtually non-existent, even as late 20th century
New Yorkers show signs of enjoying the al-fresco attractions
of outdoor cafes.
Cars and trucks, unforeseen by the Commissioners, add to
the difficulties of the street grid. Although their ebb and flow
can contribute to the liveliness of commercial streets,their
unregulated intrusion into residential sidestreets compromises
the streets' quality and safety. Blocks of tenements, whose
early low-income residents did not own horses, are now often
filled with middle-class people who own automobiles. The city
has developed off-street parking requirements for new buildings,
but the piecemeal building of garages satisfies only part of the
need and only for those who can afford the fees.
Overall -- and despite the organizational strengths of the
street grid and the existence of a residential tradition --
New York communities lack coordinated planning. Zoning is ad-hoc.
Municipal codes are generally applied to problems only after they
have developed. The 1811 Commissioners can be blamed only to
a degree: they designed for the city they knew -- one smaller
and lower. Similarly, the city's housing codes and zoning laws
are only partially culpable: they respond to the city their
drafters have inherited.
G. Modern Architecture
Covering good portions of New York are the housing projects
which were designed to address the deficiencies of the city's
residential tradition (fig.26). With tall buildings set well
back from the street, large blocks closed to traffic, and consi-
derable amounts of their grounds given over to recreation, they
appear the embodiment of mid-20th century progressive planning
principles of reducing building ground coverage to open land
for parks and coordinating building mass toward light, air,
and privacy for' apartments -- the benefits of the systematic
planning that the majority of the city's neighborhoods never
enjoyed.
That many of these projects are considered failures is
well-known. Their social segregation of poor and middle-class
families; their planning reductivism which isolates housing
from the support services of shops and institutions; their
complex interior circulation systems of elevators and twisting
corridors which contribute to criminality; and their ample
grounds which are difficult to maintain and supervise, have
been attacked by sociologists, anthropologists, and revisionist
planners.
For many critics, these projects are the imposition upon
New York of a 20th century European vision of Modern Architecture
and urbanism (figs.27,28). Through the New York housing project's
ubiquitous brown brick can- be traced a debt to Modernism's
simplified building forms which were well-separated and embodied
new technology in lifting domestic life well above the city's
streets. In the European vision servantless apartments with
compact plans enjoyed communal open space as a compensation for
Fig. 26 Co-op City, Bronx
Fig. 27. Hoogbouw Towers, Amsterdam 1927-1929
Johannes Duiker and J.G. Wiebengap
for minimal room dimensions. Reciprocal relationships were en-
couraged between dwelling interiors and the outdoors through
balconies, roof gardens, and expanses of glass. There were none
of the "bad" apartments familiar to a city like New York with
its narrow courts upon which some dwellings inevitably faced;
a proliferation of open spaces nullified distinctions between
the backs and fronts of buildings and, consequently, the need
for the architecture of facade.
By the 1960's, the failures of New York's and other cities'
housing projects encouraged many architects and critics to
reject the principles of Modernism. Largely overlooked were
a small number of early New York housing projects which combined
the city's residential tradition with progressive planning
principles toward architecture that balanced open space, light,
and air with aspects of the street life, urban spatial definition,
and community surveillance and safety that the critics found
miissing in the towers-in-the-park.
H. Selected New York Housing Projects
The projects are the Dunbar Houses (1925, Andrew Jackson Thomas,
architect), Sunnyside Gardens (1928, Clarence Stein and Henry Wright,
architects), First Houses (1935, Frederick Ackerman,architect).
and the Harlem River Houses (1936, Archibald Manning Brown, Horace
Ginsbern, and John Louis Wilson, architects). The first two
were privately funded "reform" projects, the latter two among
the first publicly funded low-income housing in the nation.
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Fig. 28. Apartments, Stuttgart, 1927
Mies van der Rohe.
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The special strengths of these projects are:
1) Reduction of building coverage without loss of urban
spatial definition (fig.29);
2) Provision of off-street communal recreation space
(fig.30);
3) Maintenance of the street's role as access to dwellings
and character as the community's public space;
4) Provision of court and street surveillance from apart-
ments which promotes senses of - individual and community
security;
5) Overlapping yet clearly delineated hierarchies of
public and private space which encourage resident concern for
public space;
6) Apartment and building planning which offers privacy
and natural light despite the limited dimensions of the streets
into which the projects are inserted;
7) Particularized design decisions of ornament and landscape
which individualize the projects, domesticate them, and disallow
their appearing "mass housing."
These strengths are achieved by very nearly constant design
decisions. The projects reduce ground coverage and maintain
urban spatial definition by aligning narrow buldings along the
perimeters of their blocks, thus maintaining the street wall and
opening the centers of the blocks for communal courts (fig.31).
Because buildings are along the perimeter of the blocks they are,
in most cases, entered directly from the street and retain the
M IDLE BURG -AVE.
Fig. 30. Block plan,
Sunnyside Gardens.
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street's traditional role as access to dwellings, a prime determinant
in the distinguishing of the buildings' fronts and backs, of
public and private sides. (Of the projects, only Dunbar uniformly
turns its entrances to the rear, while First Houses turns its
entrances to the sides of its buildings, immediately adjacent to
and visible from the street). The projects' multiple building en-
trances assure that resident circulation is well distributed over
the sites and that the projects are broken down into identifiable
buildings with ready access to public sidewalks.
The success of these projects rests, in part, on their
limitations. Because John D. Rockefeller's benevolence toward
Harlem families extended only one city block, the city block
was retained. Stein and Wright, designing for a far larger,
empty site, were not permitted by the City to close previously
mapped streets. And the First Houses, the first publicly
sponsored housing in the nation, was only partially new: it
was a renovation project of a series of old tenements which
had been built along the street. Only the Harlem River Houses
could have been said to transcend the limitations of the site:
sponsored by the Federal government which was empowered to close
streets, it was built on superblocks. But the goverument's
decision to build walk-up rather than elevator buildings produced
a building coverage of 34% rather than the 20% -- and lower --
of later, high-rise projects, and assured that the desired housing
density could be achieved only by spreading buildings over
substantial parts of the site and around well-defined courts.
Fig. 32. Sunnyside Gardens.
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For the projects, these limitations encourage a correspond-
ence between their building forms and open spaces and those of
the city: the court of the Dunbar Houses appears the clearing
and consolidation of tenement backyards. the small courts of the
First Houses, directly before the buildings' entrances and with-
in view of the street, have become small-scale social spaces,
surrogates for the tenement stoop; the streets of Sunnyside Gardens,
conscientuously landscaped, are the foliate setting of urban
street games in a project also enjoying communal yards and private
playgrounds (fig.32); and the pedestrian spine of the Harlem
River Houses -- a repaved 152nd Street -- brings the social
activities of the street into the heart of the superblock.
Progressive, even radical, in their intentions, these
projects demonstrate that housing improvemen.ts can be accommodated
within forms supporting the more attractive characteristics of
the residential tradition. (For outline of housing criticism, see References.)
I. Waterfront Precedent
Thus far, this chapter has discussed issues relating to
Westway's potential as a residential community. What are the
resources for the design of Westway's other role as a waterfront
amenity appropriate for a world city like New York?
At first glance, it would appear that those resources are
not in New York: it has been the city's custom to give its
waterfront over to commercial, industrial, and transportation uses.
The city emerged as a world capital due, in good measure, to

its port, still one of the world's most active. So powerful
an economic reality was the city's shipping industry that the
1811 Commissioners helped justify their street grid by
saying that its straight streets would facilitate the easy
transfer of goods between the East and Hudson River piers.
Only during the late 19th century -- and after the building
of Central Park -- was a park executed along the waterfront
and at a location where it would be more difficult to construct
the industrial and residential buildings of an emerging
commercial city: the rocky escarpments of the Upper West Side.
This open space, Riverside Park (fig.13), Frederick Law
Olmsted's other great Manhattan Park, was an uneasy compromise
between recreation and commerce: Riverside Drive, designed
by Olmsted as a boulevard setting for great houses, was
perched above the river edge's pre-existing railroad tracks
which separated the park from the water until the 1930's,
when Robert Moses covered the tracks, added acres to the West
Side's only park, and isolated the park from the Hudson with
a highway.
The waterfront park paralleled by a highway would be a
20th century formula, most notably on the Lower East Side, where
the Jacob Riis Park extended along the edge of the East River
but was isolated from nearby slum clearance projects by the new
East River Drive. Only Battery Park at the foot of Manhattan,
a left-over open space from the city's colonial period, would
seem in comfortable relationship to both water and city: only
Preceding page,
Fig. 33. Photograph by Andreas Feininger
"Midtown Manhattan from Weehawken,
N. J.".
Fig. 34. Riverside Drive.
I m
the tip of the West Side Highway tpuched it as the road shot under-
ground to become a tunnel; and the city's financial district seemed
to emanate from it while downtown piers embraced it and let go
their ships and ferries.
The uniformity of the 1811 Commissionersstreet grid did
have powerful effect on the manner in which New York represented
itself to the world: buildings came directly to the edge of the
water and sprang from the bulkhead (fig.33). During the 20th
century, the trans-Atlantic liners that dwarfed Cherbourg and
Southampton found their equivalents in the American skyscrapers
just across the West Side Highway. Indeed, the liners seemed
floating city blocks, their superstructures and funnels reflecting
the forms of the power plants and smokestacks on shore. Although
the liners would largely disappear, their imprint on the city
would linger in the hulking piers left behind, work-a-day
structures evocative of the romance of travel, long grey
fingers which seemed to prevent the skyline from toppling into
the sea.
Slaughter houses, tenements, and factories prevented much
of the waterfront from being considered desirable for expensive
residences -- until the apartment house evolved, a building
large enough to enforce exclusivity against the commercial uses
and poor people that populated the shore. On the Upper East Side,
skyscraper apartment buildings were built on the oil-streaked
rocks of an industrial waterfront and enjoyed private yacht moorings
Shaped by the same zoning codes governing the bulk
of downtown office buildings, the apartments enforced
the international image of New York as a vertical city,
a man-made palisade. On Riverside Drive, where the mansions
fell to apartments, the geological allusion was even more
pronounced: Olmsted's curving boulevard bent the cliff of
tall buildings in a manner which argued the natural formations
of the opposite shore to a stand-off (fig.34).
By World War II, it would be the impulse of park and
city planners to smooth away the waterfronts highly agitated
commercial forms in favor of flat expanses of green. The
new parks were conceived as green ribbons, with few hierarchical
relationships among their parts, and depending on chain-link
fencing to differentiate their recreation areas. Conspicuously
ignored by the planners were waterfront precedents established
abroad, including plazas paved and decorated at a scale com-
mensurate with the event of a great city meeting the sea (fig.
35); boldly shaped elements of urban infrastructure giving
adequate definition to the joining of land and water (fig.36);
architectural features (fig.37' creating a reciprocity of
space and form between the city's skyline and its rivers
(New York's piers critical role in the representation of the
city to the arriving visitor); the mounting of works of art
at the public scale (fig.38); or the extension of water-related
recreation facilities into the river (fig.39).
Late 20th century New Yorkers, left to their own devices,
climbed out onto the city's abandoned piers and turned them into
Fig. 36. London
Figs. 37,38. Leningrad.
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sunning beaches. Some of the old piers, like those at the
South Street Seaport and at Morton Street, became official
parks and offered unique amenity: escape from the congestion
and noise of the city on plaza-like spaces suspended directly
over the water. It would be these piers which offered one
of the most convincing models for the waterfront's recreational
future: flexible in use (suitable for concerts, festivals,
and court games); representational of the city's meeting with
the water; and historical and familiar in form. As appropriate
for New York as the Piazza San Marco is for Venice, the piers
were largely overlooked by the developers of new waterfront
projects, whose project proposals during the 1970's emphasized
their removal.
J. Applying the Lessons of Precedent to Westway
Applied to Westway, the precedents and design resources
suggest that the thesis synthesize the city's residential tradi-
tion with principles of Modern housing design and that at the
waterfront it combine the landscape and architectural elements
which have represented New York to the world with interpretations
of the waterfront infrastructure of other great cities which
might lend that representation additional richness and amenity.
The existence of a residential tradition suggests that
Westway's buildings subscribe to guidelines encouraging conti-
guous buildings which display an architecture of'facade, are
entered from the street, and have vertically organized hierarchies
.. . .. ...
Fig. 40i Design development drawing Elevations along a Wesway street.
of public to private space. These buildings should be of
varying types -- row house, apartment house, loft building -
to provide the range of size, price, and state of completion
of dwellings which will encourage a variety of kinds of people
and sizes of families to become members of the community.
Because Westway is new land and is freed of many of
the restrictions compromising coordinated development elsewhere
in the city, the plan should avoid the shortcomings of the
residential tradition: city blocks which are too narrow
to accomodate 20th century buildings; inadequate lignt and
view for dwellings; lack of community recreation space;
inadequate provision of off-street parking; and minimal
opportunity for public and private landscape.
The failure of urban renewal projects discourages
the use of the tower-in-the-park as a model. However, the
adoption of certain aspects of Modern planning and architecture
should be expected given the technological resources available
to 20th century building and in the interest of improving upon
the residential tradition. Examples of urban context-fitting
housing projects indicate that Modernism's concern for light,
air, and open space can generate designs which complement
New York'.s residential tradition. Features of these projects
applicable to Westway include: reduction of building coverage
as a benefit of coordinated development; maintenance of the
street's role as access to dwellings and character as the
community's public space through the location of buildings
around the perimeters of blocks; center-block communal recreation
space developed within a clearly articulated hierarchy of public
and private space; and particularized design decisions of ornament
and landscape which disallow the appearance of mass housing.
Synthesis of the residential tradition and the lessons of
these projects suggest that Westway blocks be somewhat wider
than the 200 foot New York dimension. The large and small build-
ings should be drawn around the perimeters of the blocks in the
manner of the Modern projects. The blocks should approach the
water in the direct manner of the city's grid, in order that
Westway's buildings rise forthrightly from the river edge --
the architecture representing a world city meeting the water.
Low, medium, and high-rise buildings, configured to capture light
for the streets and views for the dwellings, should create a
skyline at once residential in aspect and generic to New York.
Treatment of waterfront open spaces should avoid homo-
geneity. Giving organization and representational power to
the waterfront can be a series of piers and plazas which combine
New York's river tradition with lessons of civic space and
its decoration from waterfront cities abroad. Buildings of various
uses should be programmed for the open spaces and piers to help
generate activity and to develop reciprocal formal and spatial
relationships between the river and shore. A hierarchy of
spaces should be developed to encourage residents' identification
with and concern for specific parts of the open space.
Overall, Westway should have the immediacy of effect of the
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|||||||||| |||||| |||0| Illl|||||llilli|WI| 1 llii |
W"
city's skyline; the complexity of a community constructed and
inhabited by a wide variety of builders and people; the pleasures
of light, air, and view; and an integrity which allows it to
serve as a model for New York's future waterfront development.
IV. THE MASTER PLAN
A. Introduction
In the following master plan (fig. 42), premises accepted
from the Westway Project (fig. 5) are:
1) Location and dimensions of highway; highway box four
feet below landfill surface.
2) Major land uses for the thesis study area as residential
and recreational; 4,800 dwelling units; community park at foot
of Christopher Street; users of recreational facilities to
arrive by public transportation or on foot.
3) West Street as four lane, north - south neighborhood
main street.
4) Westway's new streets to serve primarily as access to
dwellings.
5) Independent heating, ventilation , and air conditioning
system for each building with utility hook-ups to be arranged
by developers, the City, and Consolidated Edison.
The plan departs from the Westway Project in its configuration
of blocks and open spaces and in extending facilities for waterfront
recreation to the pierhead line.
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B. Streets and Blocks
The majority of Westway's residential blocks are a minimum
of 300 feet wide in order to accomodate a variety of scales of
building (fig. 43). This width also permits ample backyards, a
percentage of each of which is semi-private open space shared
by the residents of adjacent buildings.
Separating four of Westway's blocks are three residential
squares, small public parks designed to serve the existing Greenwicn
Village blocks along West Street as well as the new blocks. The
residential squares frame the views toward the river from the
streets that lead to them. The shapes of the blocks and squares
reflect the converging grids of this part of the city and are
proposed to encourage special conditions of architecture and
landscape for the site (fig. 44).
Westway's blocks, squares,and open spaces create a series
of "T" intersections with Greenwich Village's sidestreets. This
condition is a product of the desire to create more spacious blocks
and to discourage the use of Westway's streets as a through-route
for traffic. The blocks define West Street as a neighborhood main
street and the squares and other open spaces serve as connectors
between West Street and the River.
Along the river, the blocks alternately thrust forward, recede,
and curve in order to enrich the spatial quality of the waterfront
promenade, to create two small parks at the project's north and
south ends, and to reflect New York precedent in which.
residential buildings curve beside waterfront parks.
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Fig. 44. Westway's blocks in relationship to street patterns of
Greenwich Village.
Occasionally, the blocks extend over the highway box -- a condition
which will require structural response in a limited number of build-
ings (fig. 42). The decision to narrow sections of the promenade
is product of the desire to make this open space
perceived as an extension of the blocks' sidewalks and
to encourage its use into the evening (easily viewed by
residents from their windows and by the doormen who are expected
to control the entrances to the apartment houses along the
promenade). Compensation for narrowing the promenade is made
in the residential squares and in the park spaces and recreational
piers proposed to the west'of the promenade.
Westway's street system is a series of loops which turn
around the west side of the blocks and the east side of the
residential squares and park spaces. The street pattern allows
the north and south parks, Christopher Street Park, residential
squares, and promenade to combine into a vehicle-free open
space composed of distinctive parts. The pattern also enlarges
the new blocks' West Street frontages to facilitate gardens
and plazas which, serving as thresholds to- the project, will
reinforce the architecture and use of the community facilities
and commercial shops along West Street.
The plan extends east of West Street to the site of the
St. John's Building, where it proposes that future housing
development proceed on two new -blocks separated by a- residential
square that will extend Westway's open space benefits inland (fig. 45).
The plan also recommends that a portion of the pre-existing
Fig. 45. Plan extension
Mark of Manhattan's original shore.
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block at the foot of the Christopher Street Park be cleared
for a plaza that will signal the meeting of the Christopher
Street retail strip with Westway. Both the plaza and
St. John's square are located along Manhattan's original
shore line and will enable visitors and residents to measure
the stages of the city's outward growth: from the original
shore, to 19th century West Street, to the new landfill bordered
by the "outboard" highway, to Westway's piers, the latter
within the pierhead line developed for 20th century commerce.
C. Land Use
Westway's major uses in these sections of the project are
residential and recreational (fig. 46). Limited commercial use
is located along West Street as is appropriate for a neighborhood
main street. Commercial uses extend into the site on either
side of the Christopher Street Park to bring the pedestrian
activity and use of that street to the waterfront. Community
facilities (e.g. libraries, small schools, houses of worship,
etc.) are located along West Street in order that they be
perceived as belonging to both new and old parts of the city.
Additional community facilities are located along the river and
on piers in order to activate use of the waterfront and to
populate it throughout the day. These facilities include
gymnasia, an educational center for river conservation, a
boat basin, and a pavilion-pier offering shelter for a
seasonal open-air marketplace and/or special community events.
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Fig. 46. Land Use Map
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Generally, commercial space, community facilities, parks, and
recreation resources are distributed to draw together the two
sides of West Street and to encourage penetration and use of
the site by people living within and outside the project.
D. Vehicular Circulation
The vehicular circulation system is designed to accomodate
cars but to discourage use of Westway's residential streets
as through-routes for traffic (fig. 47). West Street is a
two-way, four lane neighborhood main street, with curbside
parking lanes. It is 70 feet wide. Westway's residential
streets are contiguous loops that provide direct access to
dwelling and garage entrances. The loops turn off and onto
West Street and create a one-way street extending the length
of the study area. The street is 35 feet wide, the dimension of
the Greenwich Village cross-streets leading to the site.
An emergency-vehicle right-of-way guarantees direct service and
patrol of waterfront public spaces. "T" intersections with
Greenwich Village cross-streets allow vehicular access to
the site but diminishes its speed. Street, sidewalk, and
open spaces emphasize access to the waterfront as public.
Street and residential squares lend themselves to distinctive
addresses.-- a key to neighborhood identity.
E. Parking
Off-street parking is located below residential blocks
Fig. 47. Vehicular circulation
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and is accessible from the residential street at points near
the West Street entrances to the project (fig. 48). Additional
underground parking is located adjacent to the conservation edu-
cation center at the southern end of the project where group
tours and school buses can be expected to generate parking needs
beyond residential requirements. This garage can also provide
some parking for users of the nearby boat basin. The plan
anticipates that -most users of Westway's parks and recreation
facilities will arrive by foot or by public transportation.
F. Pedestrian Circulation
Pedestrian circulation is at grade level. Project features
are designed to provide multiple experiences for pedestrians:
the stroll along West Street under or beside a loggia; the
crossing of the site on sidewalks and paths beside dwelling
gardens and residential squares or through community facility
gardens and the squares; and the walk along the riverfront without
interruption by vehicular traffic. Pedestrian circulation is
generally enhanced by the profusion of public and visually
accessible private landscape. "T" intersections on West Street
and width of residential blocks reduce traffic interruptions
during walk along neighborhood main street.
G. Parks and Open Space
Through the coordination building mass, detailed in the
following section, Urban Design Guidelines, Westway's generous
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open spaces form a series of well defined parks, plazas,
courtyards, and a promenade of a variety of scales which
enhance the project's residential environment (fig. 49).
--Sidewalks. The plan considers sidewalks public open
space and addresses the multiple uses these spaces can
be expected to incur. It proposes that the concrete median
proposed for the center of West Street be rejected and that
its 10 foot width be added to the sidewalks along the east
side of the street. These new, enlarged sidewalks (30 feet
wide) can accomodate double rows of trees offering afternoon
shade to the neighborhood facilities and new residential
buildings that can be expected to appear on this side of the
street. On the west side of the street, where Westway's
buildings are located, loggias deepen a 15 foot wide sidewalk
to 27 feet. The loggias offer partial weather protection to
shoppers and people waiting for bus service (on the east side
of the street, individual shelters can provide protection).
On the south sides of the residential blocks, 30 foot wide
sidewalks lead to the waterfront. These sidewalks adjoin
family housing and can be expected to be used for limited
children's play. Double rows of trees are featured here.
Elsewhere, sidewalks are 15 feet wide. All sidewalks are
spatially enhanced by 10 foot garden depth requirement for
residential buildings.
--Residential Squares. Westway's squares serve as the
focus of adjacent blocks -- including the older blocks of
Fig. 49 Open Space features
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Greenwich Village. They are of a size that enables them to
enjoy a range of activities: sitting, table games, limited
children's playground activities, and community fairs and
garden parties. The squares are well defined by buildings and
are designed to be surrounded by attractive fences that can
be closed in the evenings for the parks' maintenance and
safety while their landscape continues to enrich the public
environment.
--Community Facility Gardens. The increase in the
residential blocks' West Street frontages, created by the
project's street pattern, affords space for pleasant,
south facing gardens beside the libraries, houses of
worship, and small schools along the neighborhood main
street. These gardens, like the residential squares,
can have fences but can be kept accessible to the public
during the day. They become the thresholds to the squares,
outdoor reception spaces for adjoining buildings, and
landscape decoration for West Street. Where a community
facility is not located, these spaces can be the sites of
fountains, cafes, and public sitting areas.
--Center-Block Courts. The only spaces not accessible
to public view are Westway's center-block courts, designed
for the use of residents of surrounding buildings. The
300 foot width of the Westway block and the depth restrictions
on its buildings, create courts 120 feet wide -- twice or
more the open space behind most New York residences. With
60 feet given private backyards for ground-floor dwellings,
60 feet remains as a semi-private easement for the passive
enjoyment of all of the block's residents. Landscape elements
of this court can be as simple as grass, trees, walks, flowers,
and benches. Common rooms and terraces of the block's apartment
houses are related to this space. For security, community
buildings, serving a larger public, do not have access to this
space but enjoy their own gardens on West Street.
--Waterfront Open Spaces. These spaces, together with
the project's skyline, represent New York's meeting with the
water. They are divided into several interrelated parts and
offer multiple amenities and recreational resources.
1) Christopher Street Park, landscaped as a neighborhood
park; bordered on the streets north, east, and south by the
loggias of new residential buildings and community facilities;
approached by a plaza at the foot of Christopher Street; giving
onto a water-side plaza whose paving and decoration are at a
scale addressing the Hudson River. Surrounding loggias provide
shelter for cafes and retail uses overlooking the park. Park
provides setting for community building on West Street. Christopher
Street plaza and park's surrounding sidewalks provide space for
small-scale concessions appropriate for a public park (flower
market, book market, magazine and newspaper concessions, etc.).
Observation tower at edge of park overlooks Hudson.
2) Promenade, Christopher Street to 12th Street, featuring
landscaped walks, sitting areas, flower beds, observation points,
and refreshment and dining facilities. In-laid patterns in its
paving accommodatedeck games. Promenade connects with paths of
Christopher Street Park, residential squares, and north and south
parks. Stairs lead to plaza, park spaces, and court games on
lower level.
3) Lower level, four feet below promenade, featuring the
project's major plaza (with steps leading down to the river),
fishing piers, a barge permanently moored beside the plaza and
accessible to pedestrians, and a fountain-plaza in the vicinity
of Horatio Street. This level can be closed during the evening
for safety and maintenance.
4) Piers, establishing the waterfront as urban -- and
active. Piers provide sites for gymnasia, open and enclosed
swimming, a great pavilion for a seasonal market and/or
public festivals, and the conservation education center. Piers
also enable pedestrians to walk and sun directly above the water
in the popular manner of the old Morton Street pier. Concession-
aires can provide deck chairs and equipment for deck games.
5) North and south parks, large residential squares
paralleling the river and serving adjacent apartment blocks.
South park is also setting for conservation education center.
6) Boat basin, south of conservation education center.
Location beside highway's open-cut removes the boat basin, a
semi-private facility, from public waterfront open spaces and
emphasizes waterfront's quality as a public amenity.
The division of Westway's open space into distinct parts
suggests that their management and maintenance be divided
among government, community developers, residents, and
concessionaires -- an arrangement being encouraged else-
where in New York where real-estate and community groups and
the City are developing new management programs for prominent
public spaces like Bryant Park and Union Square. Funds for
Westway's residential squares and north and south parks can
be generated by assessments on surrounding properties;
maintenance of piers, sections of the promenade, and portions
of the sidewalks and plazas adjoining the Christopher Street
Park can be supported by concessionaires. Center-block
courts can be maintained under condominium arrangements among
the blocks' property owners. Coordinating management agency
for spaces in the public domain can be the State Office of
Parks and Recreation, which has agreed to operate Westway's
park system.
H. General Design Guidelines
General design guidelines for Westway's buildings are
presented here (fig.50). They are supplemented by guidelines
developed for each block as presented in Ch. V. Guidelines
are considered an integral part of Westway's zoning.
--Building walls. Generally, these are developed as
contiguous in order that Westway's streets and parks be well-
defined as urban spaces. Distance between building walls and
street curbs vary throughout project to reflect sidewalk uses.
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Fig. 50 General Design Guidelines
West Street: 15 foot dimension is supplemented by additional
12 feet of building loggia sheltering retail facilities. South
sides of residential blocks: 40 foot dimension to accomodate 10
foot dwelling gardens and 30 foot public sidewalk with double row
of trees. West and north sides of blocks: 25 foot dimension to
accomodate dwelling gardens and 15 foot public sidewalk. Locations
of building walls for community buildings and institutions are
determined individually according to their program and the size
of their gardens. West Street facades of community buildings
and institutions are to accomodate loggias contiguous with those
of adjoining residential buildings.
--Dwelling gardens. Extending minimum of 10 feet from the
building wall of all of the project's residential buildings is a
garden space requirement. It is required that this space be
defined by a permanent fence or parapet wall from two to three
feet tall in order that the garden be visible from the sidewalk.
Garden frontage may be interrupted by building service and
garage entrances as noted in block design guidelines (Ch. V.).
West Street building frontage is exempt from this requirement.
--Loggias. Residential, institutional,and community buildings
located on the west side of West Street are required to have
loggias along their West Street frontage for a height of 20 feet
and depth of 12 feet. This requirement also extends to building
frontages north, south, and east of the Christopher Street Park
and plaza, and to locations mapped.
--Ground floor dwelling entrances. All residential buildings
(except those with West Street frontage) are to have ground floor
dwellings which are entered directly from the street. Access
to dwellings is through dwelling gardens specified above.
--Commercial frontage. Residential, community, and insti-
tutional buildings along West Street are required to provide
commercial frontage along the first floor of their West Street
frontage. Commercial frontage may have a mezzanine level.
Height of commercial frontage can.. not exceed the height of the
loggia. Religious institutions are exempt from this requirement.
-- Building heights. High-rise buildings of 21 stories are
located as indicated to allow light and view for apartments.
Medium and low-rise residential buildings (12 to four stories) are
located facing residential squares and according to guidelines
for residential blocks. Building set backs and cornice lines are
indicated in block guidelines (Ch. V.).
-- Building depth. Generally, 75 feet on east and west sides
of blocks to accomodate high-rise, double-loaded corridor housing;
60 feet on north and south sides of blocks for low and medium-rise
buildings of walk-up and single-loaded corridor types.
--Center-block easements. Generally, minimum width of 60
feet on center-line of block's long dimension. Space to be acces-
sible from surrounding buildings and from backyards of ground
floor dwellings. Closed to public access.
--Parking entrances, curb cuts, service areas, street trees,
etc. As noted in block design guidelines.
I. Axonometric Drawing
The following drawing illustrates the effects of the master
plan and urban design guidelines: an addition to the city which
reflects New York's housing traditions; coordinates the construction
of individual buildings toward the preservation of light, air,
and view; extends parks and recreational resources to the river;
and creates a skyline symbolic of a world city meeting the water.
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Fig. 51. Westway axonometric.
V. DESIGN GUIDELINES FOR A RESIDENTIAL BLOCK
A. Introduction
Each Westway block has a set of design guidelines which
assures the block's contribution to the project's quality as a
residential community. These design guidelines are expressed
as horizontal and vertical maps. The horizontal map governs
the size of building lots, location of dwelling and garage
entrances, dimensions of gardens and easements, etc., to assure
the coordination of such features with the master plan. The
vertical maps govern building bulk and the execution of facades
which reinforce the master plan and horizontal map and enable
the project to represent New York's residential tradition.
(See fig. 52 for selected block.)
B. The Horizontal Map (fig.53 )
--Building lots. Different sized lots enable construction
of large and small buildings of a variety of types: the high-rise
apartment house on West Street and at the river; the row house
accomodating one to four families overlooking the residential square;
the medium-rise apartment house or loft-apartment building on
the square; the luxury private home overlooking the river. Lot
sizes conform to the vertical maps (figs. 54-57) that determine
ultimate size of building and, consequently, price of lot.
Development potential of lots varies to enable builders from the
scale of the individual home-owner to that of the major developer
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Fig. 53 Building Lots
High-rise building
Private houses
Medium-rise buildings
High-rise building
Community facility
Row-houses
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to participate in the project. Lots are based in 25 by 30 foot
module to reflect New York's traditional property division of
25 by 100 foot lots and to encourage coordination of buildings'
construction systems at the garage and service level.
--Building lines. Building lines are set back 15 feet from
the West Street curb, 40 feet from the south curb, and 25 feet
from the west and north curbs. Building lines are contiguous,
except as mapped, in order that construction define residential
squares, waterfront park, and center-block court as urban spaces.
--Access easement. An easement 50 feet wide between the
building walls of the noted properties is mapped to provide access
to the ground floor dwellings of these properties and to provide
light, air, and view for buildings adjoining the easement.
Easement adjoins center-block court and provides dwellings with
access to the court. Court is closed to the public by ade-
quate fencing.
--Garden requirements. All residential buildings are re-
quired to provide 10 feet of garden area between the building
street frontage and the public sidewalk, except for frontage along
West Street. Minor variations in this requirement may be nego-
tiated according to the location, shape, and size of building
entrances, stoops, bow windows, etc. Properties adjoining
access easement are required to continue gardens into easement
as indicated. Service and garage entrances may interrupt gardens
to the degree of their functional requirements.
--Loggia. Residential, community facility, and institutional
Fig. 54 Horizontal Map
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buildings are required to have a loggia along their West Street
frontage. Dimensions of the loggia are: 12 foot depth, 20 foot
height. The loggia is to be defined by columns along the building
line.
--Commercial frontage. Ground floor, West Street building
frontage is to be devoted to neighborhood commercial uses.
Commercial space is permitted to have an upper-mezzanine level.
Height of commercial space is maximum of 20 feet. Religious
institutions are exempt from this requirement.
--Building entrances and lobbies. As mapped. Distributed
to spread pedestrian circulation around block and to give ground
floor dwellings direct access from street. Transparencies to
center-block court are indicated for medium-rise buildings.
--Building vertical circulation cores. Located within
sight of building entrances. Lobbies and circulation cores
are required to be visible from sidewalk to increase their
surveillance and safety.
--Building depths. Seventy five feet along east and west
sideslof block- to accomodate high-rise, double-hung corridor
housing; 60 feet on north and south sides of block for low and
medium-rise row house and single-loaded corridor buildings;
30 feet for lots in block's northwest corner for single-family
homes. Dimensions noted are maximums.
--Rear gardens. Properties with frontages on north and
south sides of block are required to have gardens that extend
the width of their lots and from their rear building walls to
boundary line of center-block court. Solaria and decks may extend
into the gardens to a maximum of 33% of the garden area. Gardens
are to have access to the center-block court.
--Center-block court. A 60 foot wide easement is required
along the east-west center-line of the block. This easement is
provided for the common use of the residents of surrounding build-
ings and is to be landscaped for the passive activities of sitting
and sunning and for the limited activities of pre-school childrens'
play. All residential buildings on the block are required to pro-
vide access to the easement for all of their dwellings. The
easement is to be held in condominium ownership among the ad-
joining property-owners.
--Common rooms. The two high-rise buildings are to provide
common rooms overlooking the court for the use of all residents
on the court. The rooms are to be a minimum of 2,000 square
feet and are to be suitably equipped for limited indoor recreation
for a variety of age groups. (Equipment of the rooms is to be
coordinated between the building's owners). The rooms are to
be between 2.5 feet and five feet above court level and are to
have terraces of a minimum of 2,000 square feet overlooking
the court. Ceiling height of rooms is to be a minimum of 15
feet. Common rooms' terraces are to connect to the court by
steps and, for the use of the handicapped, by ramps. The
Common rooms are to be accessible from the buildings.' lobbies,
with their change in level from the ground floor-lobby level
to be accomodated by steps and ramps. These common rooms are not
to be considered their buildings' access to the court, although
such access may connect with the common rooms' terraces. Common
rooms are to be glazed for a minimum of 50% of their outside wall
areas. Space adequate for the storage of their equipment and
kitchens and bathroom facilities are to be provided.
Landscape. Gardens facing the public sidewalk and all
easements are to be landscaped with appropriate plant material.
Street trees of a minimum of four inch calipers are to be planted
as mapped and by the property owners between whose property lines
these trees have been mapped. Rooting area of adequate size and
pavement openings of sufficient size to permit proper irrigation
are required. Specific recommendations for plant material,
tree types, and landscape rooting and irrigation dimensions
are to be developed according to project's sun, shade,
climactic and soil conditions.
--Paving patterns. All buildings are required to extend special
paving materials from common entrances and from entrances to ground
floor dwellings as suggested by map. Specific location of special
paving will be determined by locations of entrances. Widths of
special paving areas varies according to size of building: Widths
of 20 feet, 10 feet, and five feet are indicated for high-rise
buildings, medium-rise buildings, and row houses (and ground floor
dwellings), respectively. These paving areas cross garden
and sidewalk areas and represent the extension of the domestic
domain into the public realm. Recommendations for paving materials
will be determined according to suitability, availability, and cost.
--Community facility garden. Garden is to be landscaped in
relation to architecture of building and in relation to its
important role as connecting space between West Street and the
residential square. It is to include areas for seating. Its
fence is to be in proportional relationship to the West Street
loggia and to the scales of West Street and the square and is
to have entrances as indicated. Fence is to be of material and
design which permits view into the garden. Landscape and fence
are to give sense of spatial continuity between West Street and
the square.
--Garage entrances, curb cuts, and service areas. As indi-
cated and subject to architecture and functional requirements of
buildings.
C. Vertical Maps
1) East Side of Block: West Street (fig. 55). Map for
apartment house and community facility and showing maximum heights
of buildings and loggia and division of facades into planes and
surface materials. Height of loggia: 20 feet; height of stone
base for buildings: 45 feet; maximum height of community building:
80 feet; maximum height of apartment house (including mechanicals):
320 feet.
Vertical map designed to create unified frontage and loggia
along West Street; provide access to light and view for high-rise's
dwellings by limiting height of community facility; exploit po-
tential for balconies, terraces, solaria, and variety of apartment
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Fig. 55. Vertical Map: West Street
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plans through use of set-back lines and wall recesses; and
reflect New York apartment house's traditional tripartite
architecture of facade by dividing facade among varying
materials.
Height of apartment house permits 21 story building
(exclusive of mechanicals) that is considered economically
viable in New York City for poured-in-place concrete
flat-slab residential construction.
Projections of string courses and balconies from the
facade are subject to City building codes. In Westway,
balconies are not permitted on consecutive floors in the same
line but are to be separated by two full floors to enable
balconies to enjoy light and sense of space.
2) South Side of Block (fig. 56). Map for community
facility, row houses, and south side of the apartment house
at the river.
Map shows cornice line of row houses to be continuation
of 45 foot height of the stone base along West Street. West
Street loggia is shown as continuing along south side of
community facility to provide sheltered passage through the
building's garden. Stone base is shown dividing to provide
community facility with a terrace (refer to fig. 55). Row
house facades are given tripartite division of stone base,
masonry wall, and light masonry frieze. Stone base indicates
row house's half-basement rising five feet above ground level.
Stoops leading to row houses' first floors are to be
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Fig. 56. Vertical Map: South Side of Block
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executed in stone or sympathetic material. Also indicated are
zones of row house and apartment house facades where bow windows
are to be located to give increased views of the street from
dwellings and plasticity to the building wall. Height of this
zone is 20 feet, or two residential floors, and begins above
the stone-line of the half-basement. Maximum dimensions for
row house projections and penthouses above the cornice line
are also indicated. These additions are to be set 10 feet
behind the building wall to allow row house cornices to unify
the row. On their north and south sides, additions are to
be executed in materials other than masonry or stone: glass
and metals of design compositions and colors sympathetic to
the masonry facade are preferred. The additions are to rake
and/or step back in order to minimize their visual impact on
the street.
Map shows maximum height of apartment house at river
as 320 feet and indicates region of set backs for terraces,
balconies, and solaria. Refer to fig. 57 for these features'
relationship to the building's west facade.
3) West Side of Block: River Frontage (fig. 57). Map
shows private homes and apartment house. Map for this apartment
house is similar to the one for the West Street high-rise but
departs from West Street map in the following: building base
is not contiguous. with adjoining properties; base is developed
for residential use and includes zone for bow windows for
first and second floor dwellings; stone continues up facade of
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building to differentiate this building's street from West
Street, where masonry is indicated for central section of
facade; region of reflective materials and patterns is en-
larged 20 feet vertically to address scale of waterfront
and to take advantage of afternoon light; building entrance
is indicated as centered on vertical composition line to
emphasize lobby's location on the street. Entrance height
is indicated as 20 feet to develop appropriate proportional
relationships with facade's other elements and to address
scale of the waterfront promenade onto which it faces.
Map shows zone for bow windows continuing across facades
of private homes. These facades are to continue stone facing
to their cornices. Map indicates corner property is to have
a zone of rusticated stone extending to height of 15 feet.
Rustication is mapped to lend differentiation between the
two contiguous houses and to lend visual emphasis to the corner
where detail, rather than building mass, will state the city's
meeting with the waterfront. Also indicated are the maximum
dimensions of the houses' projections above the cornice line.
These projections, like the row houses', are to be set back
ten feet from the facade-line and are to rake/and or step
back to minimize their visual impact on the street. On their
west and north sides they are to be faced in materials other
than masonry: glass and metal, of design composition and
color sympathetic to the houses' facades,are preferred.
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4) North Side of Block (fig. 58). Map shows private house,
medium-rise (or loft) apartments, and north side of West Street
apartment house.
Map indicates that zones for rustication and bow windows
continue across facades on this side of the block. Zone of
rustication increases to 25 foot height on medium-rise buildings
to assume adequate proportional relationships with the larger
buildings. Medium-rise buildings are shown with central sections
of their facades set back nine feet from building line to enrich
the street wall and to accomodate balconies. Balconies, like
those of high-rise buildings, are to occur only every-other
floor to promote light and view.
Set back three feet from the buildings' bases are walls
of the facades which define the balcony areas. Their set back
occurs to lend additional plasticity and richness to the facade.
Balconies may extend beyond this plane to the building line to
create nine foot deep balconies overlooking the residential
square opposite the buildings. Walls above the rusticated
base are to be executed in masonry, with zones indicated
employing light color masonry and decorative patterns. The
facades are organized around vertical composition lines.
Building height accommodates ten floors, a number considered
economically viable for masonry bearing-wall, concrete
flat-slab residential construction in New York City.
Map also shows stone base of high-rise building increasing
to 80 foot height to emphasize building's entrance area.
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VI. DESIGN OF A BLOCK ACCORDING TO GUIDELINES:
ACCOMODATING CHOICE, ENCOURAGING RESIDENT DIVERSITY,
GIVING THE APPEARANCE OF HOME
The following drawings represent results of Westway's
general design guidelines and horizontal and vertical maps:
a New York residential block that offers its occupants
different types of dwellings, a communal courtyard, common
rooms, gardens, and convenient community facilities (here
a library and neighborhood shops).
The plan of the block's buildings' first floors (fig. 59)
shows row houses on the south side of the block, loft apart-
ments on the north side, and high-rise apartments in the
southwest and northeast corners. The row houses to the south
assure light for the court; the separation of the towers by
lower buildings assures views for the towers; the perimeter-
block arrangement of buildings,a spatial definition of the
court and adjacent streets and squares which is urban;
ground-floor dwelling entrances from the street spread
pedestrian circulation around the block; gardens promote
expression of domestic tastes and territorial concerns in the
public domain; and the convenience of shops and the library
on West Street integrates these features into the day-to-day
life of the block.
By mixing the elements of the New York residential tradition,
Westway's occupants are rendered choice: the duplex, floor-through
living unit in a row house that the dweller may design; the
open shell of a loft whose double-height interior the dweller
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Fig. 59. Residential Block: First Floor Plans
Lobbies and common rooms
Terraces, decks, solaria
Vertical circulation cores
Special paving areas
Plumbing cores for loft apartments
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Fig. 60. Residential Block: Representative Floors
Shown:
Bedroom floors, row houses
Tower floors, apartment houses
Bedroom floors, private houses
Fourth floor, loft buildings
Reading room floor, library
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Lofts
Circulation balconies
Common halls,
Common laundry/storage areas
Garage
Fig. 63. Section through Residential Block 0 10 0
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Row house
Fig. 62. Residential Block: Roof Plan
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may complete himself; and the efficient, modern apartment that
the dweller may simply decorate.
Variety of accomodation facilitates a representation of
levels of resident economic commitment to the community (the
house personally financed; the loft purchased on a condominium
or cooperative basis; the apartment rented), and encourages
a representation of kinds and income of occupants -- one that
can be broadened by subsidy arrangements between builders
and government. The smaller units in the towers can house
young professionals paying fair-market rents and the elderly
enjoying a subsidy. The ground-floor duplexes of the apart-
ment houses are suitable for high-income as well as low-
income families with children -- low-income families housed
as part of the builder land purchase or rental agreement
with the City; and the row house units may house owner-occupants
as well as moderate-income renters whose accommodation earns
the owner low-cost, government-financed loans. (Or the
government itself may reserve the use of certain lots through-
out the project for construction of low-income and elderly
housing, financed, in part, by contributions by the
project's private developers.) Through such means -- by
construction of different building types and by government
regulation and subsidy -- Westway's blocks can house a cross-
section of the city's people.
Although the blocks diagram in its courtyard principle
of design, its increase in block size, and its reduction of
113
Fig. 64. Elevation: Apartnent House and Library on West Street
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Fig. 65. Elevation: Row Houses on South Side of Block
Showing living spaces projecting above cornice line. 10
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Fig. 66. Elevation: Apartment House at River, West Side of Block
Showing ground floor apartments entered from street.
Q W) 50:
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Fig. 67. Elevation: Loft Apartments, North Side of Block
Showing double-height windows and forced-air systems for balcony
cooking facilities.
117
t50
of ground coverage appears Modern (fig. 62), its combination
of buildings of the New York residential tradition and its
vertical maps make it familiar and like home (figs. 63 - 66).
The residential block and the larger project enjoy the benefits
of the master plan and the master plan enjoys a diversity of
buildings and translations of guidelines at the large and small
scale.
Block Description:
7 Row houses 21 units
2 Apartment houses 320 units
2 Loft buildings 40 units
2 Private houses 2 units
TOTAL 383 units
Developed according to its guidelines, this block can
offer approximately 400 dwelling units. By coordinating
this total with those of other blocks (and by concentrating
apartment houses at the northern and southern blocks of
the thesis study area) Westway's goal of 4,800 units for the
thesis study area can be achieved.
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VII. DESIGN OF RESIDENTIAL SQUARE AND SECTION OF PROMENADE
To either side of the block whose designs have been developed
is one of Westway's residential squares. As shown in the design
of the square to the block's south (fig. 68), these spaces and
adjacent sections of the waterfront promenade respond to several
concerns in their landscape and amenities. As the center-piece
of two residential blocks and as the connector between West
Street and the waterfront, the square at 'once focuses on elements
appropriate for its context (a small fountain, a children's sand-
box, a flag pole, and a sheltered seating area) and distributes
these elements along paths that lead to the waterfront. The
park's southern fence is bowed in response to the oblique angle
of the adjacent block and reinforces the curves of interior
paths. The square's fence, with gates at seven points,
permits convenient crossing and use of the park, spatial
definition that distinguishes the square from the linear
promenade, and definition and decoration of surrounding sidewalks.
For purposes of security and maintenance, the gates permit
the park to be closed during off-use hours. The line of curve
of the fence is extended into the promenade, where it helps
define the location for a piece of public sculpture. The
sculpture is in general alignment with the square's covered
seating, fountain, and flagpole which punctuate the progress
of the square's paths to the river. The curve and alignment
of features allow the square and the promenade to interlock
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1. Covered seatina: 2. Fountain; 3. Sand box; 4. Children's play area; 5. Flag pole: 6. Rest station and refreshment stand;
7. Flower bed; 8. Site for sculpture; 9. Service drive for restaurant; 10. Site for restaurant; 11. Observatia met;
12. Steps to lower level; 13. Cross-walks; 14. Building lines; 15. Community facility garden.
Fig. 68. Plan for Residential Square and Adjacent Section of Promenade
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visually.
The promenade is essentially linear and its features
respond to this condition in their distribution along the
promenade's walks. The curving wall of Westway's buildings
along the river and the incision of residential squares
into the wall is counterweighed by the adjustments and projections
in the promenade's west edge. The spaces generated by the
movement in the edge accomodates places for the sculpture at
the junctures with the squares; sites for restaurants over-
looking the river; and steps to lower-level park and plaza
areas.
Tree and horticultural choices for the promenade
should reinforce the public nature of the space, as the
choices for the square should combine aspects of the square's
public quality with its character as the focus for domestic
architecture and life.
The design of the landscape and infrastructure of the
square and promenade (including fences, benches, shelters,
etc.) are to be the subject of further study as is the infra-
structure of the project's other public spaces: the lamps,
street signs, and paving of Westway's streets and sidewalks.
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VII. PORTFOLIO OF VIEWS
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West Street
Apartment house overlooking community library and its garden.
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A Residential Square
View toward river. Landscape as integral part of community
life. Row houses to right; loft apartments to left; high-rise
apartment houses at ends of blocks.
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View from Apartment Terrace
Looking west toward residential square, recreation pier,
and Hudson River. View of river benefit of coordination of
building massing.
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Promenade
Private homes and apartment houses on the river.
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Christopher Street Park
View toward southeast. Plaza, barge, fishing pier, and
conservation study center at water's edge. Westway's
apartment houses in background. The city meets the river
as it has traditionally done: with buildings and piers.
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IX. CONCLUSION
The city is the product of multiple, overlapping forces: social,
economic, and political. It is guided by master plan decisions and
is given finish by those who build it and live in it. In the recent
past, it was the impulse among architects and planners to reject the
physical complexity of the city. Justified in their criticism of
the city as overcrowded and unsafe, they sought its antidotes in
landscape, light, and air. The 20th century's technological promise
seemed to unfetter the city from the patchwork of centuries' tradition
of building and to assure a vision of cities and towns enjoying
"sun, vegetation, and space," for Le Corbusier, "the three raw materials
of urbanism."i The power of that vision persisted until the problems
of post-World War II urban renewal projects drew international criticism
for the vision's uniformity of design response to widely varying
conditions of culture, site, and urban context.
The Westway thesis suggests a manner in which the design of city
projects may proceed. Rather than reject 20th century principles of
housing and community design or the older urban conditions that these
principles criticized, the thesis suggests that the designers of cities
balance their impulses toward the physical reform of the city with
research into and observation of the city's physical and social traditions.
By so doing, the designers of cities can produce plans that offer
improvements in the quality of cit.y life while maintaining the essential
Le Corbusier, The Athens Charter, New York: Grossman, 1973, p.55
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characteristics of the urban environment which draw people to
the city and encourage them to make contribution toward its life.
Although Westway is a project for New York City, it is
representative of issues that confront the designers of other
major projects, including: making the projects specific to their
sites and contexts (physical and social); addressing the contra-
diction between large scale planning and small scale design
decisions; and providing the appropriate setting for a city's
day-to-day life -- private and public. These issues are not
limited to projects of Westway's type (a residential extension
of a city which is along a waterfront) but can be found in
projects for new cities as well.
The approach, presented below, consists of a series of
overlapping steps whose concerns are generic. They are given
specificity by their reference to Westway. Their application
to projects in locations and cultures other than the thesis's
should produce markedly different results, which is desirable.
The steps are:
1) Development of project program. (For Westway, the pro-
gram is given as housing and recreation space and includes the
rumber of dwelling units and their density.)
2) Identification of urban traditions applicable to the
project, including
a) architecture (for Westway as a residential project in
New York City, the interrelated development the city's.row houses,
tenements, apartment houses, and converted industrial buildings);
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b) qualities of domestic space, including plan, materials,
general dimensions, division of dwelling functions, relationship
between interior and exterior space, state of architectural reso-
lution, expression of technology, etc. (for Westway, these
qualities as they pertain to the city's variety of habitation
from row house to open loft);
c) the terms of occupancy of dwelling space, based in
ownership, lease holding, government subsidy, etc. (in New York,
including these categories and cooperative and condominium
occupancy);
d) character of public spaces, their variety, dimensions,
functions, elements of definition and ornament, materials,
landscape, relationship to domestic space; hierarchies among
public spaces and the subsidiary spaces that help support them;
degree to which individual gestures contribute to the space
(for Westway, the New York street -- the major avenue and the
subsidiary sidestreet -- linear, with its width divided among
parallel sidewalks and a roadbed; sidewalks 10 to 20 feet wide,
with architecture arranged along building lines and with
buildings' lower floors likely location for personal expressions
of shops and, in residential sections, gardens);
e) hierarchies of public and private space supportive
of the nature of the project: patterns of horizontal and/or
vertical organization; definition through space, wall, aperture,
changes in level, landscape, enclosure, decoration, etc.
(for Westway, the spatial relationships among the public streets
35
and residential buildings of New York, vertically organized, and
delineated by the gardens, stoops, canopies, lobbies, and halls
of the residential tradition);
f) ornament and symbols that can contribute to the project's
representation of its program (for Westway, the elements of the
residential tradition's architecture of facade based in a classical,
tripartite division of ornament and including such functional
elements as building entrance canopies, chimneys for apartment
fireplaces, and water towers);
g) building technology and its degree of expression (in
New York, systems of masonry bearing wall - wood joist construction;
masonry bearing wall - concrete flat slab construction; and
poured-in-place concrete flat slab construction as exhibited in
the city's residential and industrial buildings and, in the case
of the residential buildings, given expression subordinate to
the architecture of facade);
h) the place and form of community support facilities and
cultural institutions with particular attention to the relationships
between their use, architecture, ornament, and symbolism and those
of domestic and public spaces (for Westway, the New York church,
club, or institutional building at the street corner which defines
the corner, enriches the street with the scale of its architectural
elements, and affords surrounding, taller residential buildings
light, air, and view; and also for Westway, the neighborhood main
street of shops whose activity and first floor transparency
provide departure from and convenience for adjunct residential
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sidestreets);
i) the place and form of recreation space in its variety,
kinds of recreation it accomodates, material and landscape,
and relationship to domestic and public spaces (for Westway,
precedents of regional parks like Central Park, residential
squares like St. John's Park and Gramercy Square, and piers
converted to recreational purposes; also including the city's
streets and sidewalks that accomodate urban street games,
spontaneous encounters among neighbors, and the al-fresco
entertainments of window shopping, people viewing, cafe
sitting, etc.).
3) Formulation of criticism of the traditions encoipassing
issues of density, building ground coverage, open space, dwelling
access to light and view, standards of construction, pedestrian
and vehicular circulation, landscape, etc. (focusing, in New
York, on the inadequacy of the dimensions of the city's street
grid in accomodating 20th century building types; the residential
community's lack of communal open space other than the street
and sidewalk; issues of dwelling privacy, light, air, and view;
the city's lack of natural landscape; the city's problems with
through-traffic and car parking; and New York's ad-hoc planning);
4) Identification of architectural models that express
aspects of this criticism as well as elements of the city's traditions
(for Westway, these are a series of reform and public housing
projects that combine progressive planning principles toward light,
air, and open space with urban spatial definition and street systems
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that are traditional in New York);
5) Identification of other design resources that can lend
richness to the project (for Westway, a waterfront project, these
design resources include the city's own waterfront precedent and
precedents from abroad);
6) Synthesis of the above steps in design work that addresses:
a) project program
b) site plan (for Westway, a series of residential blocks
wider than the New York standard, defining landscaped squares
and parks, and responding to the converging grids of this part
of the city);
c) land-use (for Westway, including residential, recreational,
neighborhood commercial, and community facilities distributed to
draw together old and new parts of the city and to encourage
penetration and use of the project by people living within
and outside the site);
d) vehicular circulation and parking (for Westway, a
street system that provides access to and servicing of dwellings
and open spaces but that discourages the through-traffic that
would compromise the project's quality as a residential community;
and a series of underground garages offering accessible, off-street
parking for residents);
e) pedestrian circulation (for Westway, a variety of
sheltered and unsheltered sidewalks and park paths of dimensions
that reflect their anticipated uses and orientation to the sun);
f) parks and open space (for the thesis, a variegated
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series of parks, squares, waterfront facilities and community facility
gardens which are designed to provide focus for adjoining blocks,
identification between the residents of those blocks and the spaces,
and the enclosure and maintenance of open space);
g) architecture and form (for Westway, a perimeter-block
arrangement of buildings of differing sizes and types coordinated
to define open spaces, preserve light and view for dwellings, and
represent the city's residential tradition; architecture achieved
through a series of large and small scale design guidelines whose
interpretations generate variety and complexity within an encom-
passing plan);
h) manner of construction and technology appropriate for the
scales and kinds of builders expected to take part in the project
(for Westway, technologies ranging from masonry bearing wall -
wood- joist construction to -poured-in-place concrete flat slab
construction as can be applied by builders from the scale of the
individual home-owner to that of the major developer, public and
private);
i) provision for expression of individual taste within
the context of the larger community (for Westway including the
range from the design of one's dwelling to the decoration of
one's apartment).
For the thesis, the approach results in an extension of
the city composed of recognizable apartment houses and row houses
interspersed with community facilities and parks. It is the
coordination of these elements which lends them improvement and
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expresses the impulse for reform while the variety of buildings,
their decoration, and their kinds of living accommodations --
extracted from the city's residential tradition -- make the
project comprehensible to and fitting for its residents. In
the expressed tension between reform and tradition a density of
choices emerges (in housing, forms of recreation, and levels of
interaction among people) which is essential in the creation of
the desirable urban community. The choices are familiar; it
is their development within a deliberate plan which can be
expected to lead to new combinations among them toward the
enrichment of urban life.
As Westway makes clear, the resources for the design of
cities and their extensions are multiple. They include the
subtly and widely different traditions of architecture and space,
city to city and culture to culture, as well as Modern principles
of architecture and planning; and they encompass a range of
technologies appropriate for a city project's complexity of
program. In his recognition that these resources are not
multually exclusive, the architect approaches a balance between
his desire for the physical reform of the city and his appreciation
of urban traditions. In his combination of resources in design
and technology, he addresses the seeming contradiction between
large scale planning and small scale design decisions and
also accommodates a broad variety of city dwellers': the
individuals of means who may build in wood and masonry; the
individuals of small means who may depend on the economies of
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large scale construction, a more advanced building technology, and
subsidy; all of whom recognize -- and partake in -- the common pleasures
of the street, market, and park. The inclusivity of the
approach's resources and the approach's goal of creating projects
appropriate for their physical and social contexts encourages
the designer to identify the architectural forms and symbols
that will help make his project desirable and fitting for the
broad cross-section of people who will inhabit it. Because
these symbols and forms can be expected to be developed within
a city's patterns of public and domestic spaces and within the
hierarchies among these spaces, their identification will emerge
as part of the architect's preparatory analysis.
In the tension between reform and tradition lies potential
for progress in urbanism. Within the context of the thesis's
approach, progress is measured by the designer's balancing of
the constituent elements of city life with the requirements of
project program, site, and context; it is shaped by his appreciation
of the city as much as by his criticial reaction to it; and
it is determined by the subtleties of his design decisions that
reflect the subtleties of choice characteristic of the self-definition
of the individual in the city. It is progress not easily
achieved and it requires that the steps outlined in the approach
be weighted according to each city's needs.
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X. POSTSCRIPT
The boy sits on the edge of the library's narrow balcony
and reads. His legs are over the balcony's edge and he sits
on the rubber mat floor. Above and below him, the library's
main room stretches in plaster, wood, and metal. The balcony's
rail is cool and grey and on its lower-most rung he rests
his book.
The atmosphere of this room has always appealed to him
in its combination of cool air and smooth surfaces, light
colors and dark bindings, and view. He sits opposite a
window whose view is of the backs of the buildings on this
block. They step up in terraces and come to gardens at the
ground. For the past several minutes, the boy has watched
the activity below: a small group of children, much younger
than he, has been playing on the lawn. They have moved
across the grass, into the crevices of garden entrances,
and out again onto the lawn in a just-invented game. It
is growing late in the afternoon and the shadow of a tall
building in the corner has moved like the hand of a clock
across the court. The children seem to run just a step
before it.
The boy played in the court when he was younger; and
when he was older and could cross the street by himself, he
played in the square. Now he is permitted to travel
freely through the neighborhood.
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His family's house is on this block, a row house that
his father helped design. Their backyard adjoins the court
outside and, like their neighbors, his parents have planted
flowers along their fence. His youngest sister still plays in
the court, but he imagines she will soon lose interest in
it. The children on the grass are even smaller than she is.
The boy looks from the children in the court to the
tops of the heads of people in the reading room below him.
This is one of his favorite rooms in the community. It is
high and long. The windows on the south side face the square
whose trees can be seen beyond the opposite balcony. The
balconies almost entirely circle the room to enable people
to reach the upper-most bookshelves and they pass below
the great arch-window facing West Street. It is from that
window that the sounds of the city enter the room: the
occasional roar of a truck that sends a tremor through the
balcony and rattles the glass overlooking the court.
The mother sits in the square. Her bench is protected
from the sun by a small, polychromatic shelter and faces a
fountain. This is an area where mothers with the smallest
children prefer to sit. At the other end of the square is
a playground for older children. The sounds from that play-
ground permeate her apartment for much of the day (she lives
in the building in the middle of the block -- the one with
the deep balconies and large, square windows), and have
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become the white music of her baby's breast feeding, her
own lunch, and her household work. Her baby is very new,
which is why she is coming to know the sounds of the square.
She will stay home with the baby for several months before
returning to work and the square, which she knew largely as
a place to walk on the way to work and for the reading of
the Sunday newspaper with her husband, has assumed a much
larger importance for her. She has made two friends here:
women she had watched from her balcony before the birth and
who live in the older buildings just outside the square.
They came to the square each day with their children and now
she comes with hers. The women were interested in her
apartment. They had watched it being built. They wanted
to know how she planned to have it finished and she invited
them to visit to see.
From her bench, she can pick out her apartment's big
window. It faces north and creates a studio-like effect
for her major space. She and her husband prefer to call
their livingroom their "major space." It is overlooked
by the "sleeping balcony." For two years, the balcony was
open and empty. Now it is divided into three spaces: a
bedroom, a nursery, and an area just large enough for the
desk and chair from her parent's old house. Only the
nursery is finished, largely because she and her husband
labor over every decision: the finish of the plaster; the
color of the paint; the location of the light switches. And
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the costs, too, slow them. And the time they spend discussing
the degree to which they should finish the loft. Would they
only have to change it again if they decide to have more children?
Would too much custom work frighten buyers should they eventually
want to sell? Would unfinished space inspire somebody's imagination
and encourage him to buy?
The women liked the work they did see and admired the view
from the terrace off the living space: an arc that includes
the tree-tops of the square and a corner of the river. Did
the noise of the park's swings and the children's shouting
disturb her? Not now that she was accustomed to it. The
sounds really did not begin until late morning and she had
come to appreciate them as part of the square's daily cycle
of life: the early morning opening of the gates; the
neighbors' rush to work; the sounds of the children; the
arrival of older people in the afternoon; the joggers who
in the evening circle the paths; the return of the green
park-service truck whose driver locks the gates; the yellow taxis'
late evening turns into the square which bring people home
from dinner or the office. And if she did want absolute
quiet, she could now go into a bedroom, close the door,
and face the stillness of the court behind her building.
The reception is a success. The congregation's small
paintings are arranged around the garden on easels and on
the garden's fence. Sixty members of the church and their
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guests have come and stand at the refreshment table and
in small groups surrounding the paintings of their friends.
The paintings, the minister notes, are primarily of three
kinds and for the most part in water-color: still lifes of
the tables, bowls, and furniture that he has come to
know in his congregation's livingrooms; vignettes from
summer vacations and the awnings, gardens, and trees
surrounding clapboard houses or the log cabins of the
church's camp; and, among the more ambitious works, urban
street scenes, largely street corners, with groceries
and flower shops, street lamps and tentatively rendered
cars. The human figure, difficult to capture, is missing
from most of the paintings. There is one work of portraiture
this year.
Only during special events like this is access to the
garden restricted by the closing of three of the four gates.
Ordinarily, the gates are open and neighborhood people cross
the garden to and from West Street or come to sit and read
or simply admire the flowers. During lunch, some of the
staffs of the doctors' offices along West Street, nurses
and receptionists in white, sit in the garden to eat. In
the afternoon, shoppers with carts come to rest. The
minister can see all of them from the desk in his study.
If a ceremony like a wedding is planned, he can watch
the garden become virtually private. Green canvas is hung
on the inside of the fence, giving the garden walls; a tent
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erected in the corner gives the space a partial ceiling; and
a brilliant green and white striped awning gives it a barrel
vaulted foyer on the street. The awning becomes the brightest
mark on West Street and arriving guests pass under its shade
into the light on the other side of the dark canvas, an
effect that makes the garden, at its most private, seem its
most generous.
He is a swimmer. The fresh water pool in which he swims
is under a glass roof that captures the light from both the
sky and the river. The light makes him feel, while swimming,
like particulate matter dispersed in space. He regains earthly
weight only when pulls himself up from the pool and he feels
the pull of his water-logged trunks. On the deck, he grabs
his towel and shakes the wet out of his hair as he walks
through the open glass doors to the river. The sounds of
the other swimmers recede and he is among deck chairs and
tables with umbrellas. The river stretches wide and is silent.
He cycles here to visit an old friend and to swim. His
friend moved here from their neighborhood when his family took
an apartment in one of the buildings along the river. When
he first came, he expected his friend's new apartment to be
in a housing project, but it wasn't. It had its own front
door from the street, a garden, and two floors -- just like
a house.
It is the pool and gymnasium that, to him, seem the
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chief advantages of the new neighborhood. They are in a build-
ing that is long, like a ship, and that has deck chairs and
banners that add to its nautical feeling. There is a refresh-
ment bar as well;and places to climb for view of the river
and where he may sun. There is a fresh water pool and a
salt water pool. There is a track. Basket ball and hand
ball courts. Exercise rooms. Tennis courts. (He does
not play tennis, but he enjoys watching the players from
his vantage point on the upper-deck.) There are shower
rooms that are bright -- and have windows looking onto
the river. It is the light of this building which excites
him: the way the special reflected light from the river
skims across the tiles.
His friend is still in the water. He will'wait
for him here and then they will go to dinner. Since it
is the beginning of the week, they will go to his friend's
to eat. On Mondays, his friend's family cooks for the week.
They all press into the kitchen and, with tasks divided
among them, cook foods that will serve as several lunches
and dinners. The brothers and sisters are assigned vegetable
cutting, chicken washing, and hamburger patting while their
mother coordinates them and mixes ingredients. Then they
eat in one of the bow windows overlooking the street.
Most of the people passing by have money, his friend's
mother has said. They make her a little self-conscience.
But she wanted to move -here. And it is beautiful having
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two floors.
His friend's mother is a good homemaker. Her
livingroom couch is wrapped in clear vinyl and the
lamps are wrapped in cellophane and the bow windows,
so close to people in the street that they can see,
are always washed clean.
When they signed the lease for the apartment, they
had no idea that they would be living next door to a
celebrity. But it was true. The big house on the corner,
visible from their terrace, was home of the Rock star
with the purple hair and the line of silver paint slashed
diagonally across her face.
They learned about her from a neighbor that they had
met as they moved in. Yes, she lived there and had built
the house. Everyone on the block had speculated who would
build on that lot, the last one in the block to be filled.
And it was she. The news had spread quickly after she bought
it. And then it was learned that she planned to build a
recording studio on the property. Of course the community
opposed it; the block is zoned as residential; in fact, all
of these blocks along the river are carefully planned, and
so not only was she not permitted to build a recording
studio, but she could only build a house whose size wouldn't
compromise views from the surrounding buildings.
The young women were very pleased to hear of the Rock
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star. They asked their neighbor if she had ever seen her.
No, she hadn't. They asked the doorman. No, he hadn't. Their
steps automatically slowed as they approached the corner.
Perhaps she would come down the steps. Or perhaps she would be
in the next aisle of the supermarket. (One of them had seen
a Secretary of State in a Gristedes uptown, after all.)
The house rose from a base of black, polished granite.
Then it sprang with red, rusticated stone that seemed to bristle.
Above the door was an over-portrayed keystone that hung forward
like the head of a palm-tree. At the top, the house stepped
back like an Indian temple -- all of which made the house famous
and brought architecture students as well as celebrity hunters
to the gate. The Rock star-, according to an interview, had wanted
a home to rival the "Zebra" house designed for Josephine Baker,
the international night-club queen of the 30's. Baker's house
for Paris, designed by Adolf Loos, the architect who said ornament
was a crime, had a facade in black and white stripes, an
indoor swimming pool, and its own cabaret. The Rock star's was
going to have its own recording studio, but the neighbors protested.
But she did retain the stair case that ran the length of the
house from top to bottom and that connected her mood rooms:
the purple room, the black room, the metal room.
The young women studied the floor plans published in the
architectural press. The designer had compressed a remarkable
range of effects in the narrow lot. He was disposed toward
symmetries that he theatrically eroded toward the top of the
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house, where a split-level rhomboidal space burst through the
roof with aluminum columns: the party room.
They wanted to see her. But they had moved into their
apartment during July, a month when the Rock star was out
of town. "You know about her," a guest at their housewarming
quipped. "Winter address: New, York City; Summer address:
Outer Space." The man was the wit of their floor at the
publishing house. And now, whenever they walked by the house
at night, the illumined doorbell at the top of the stoop
gleamed like a new planet.
When he first saw the drawings for the new addition to
the city, he was at college. There were architects' renderings
in the Times of apartment houses that resembled the ones that
were eventually built along West Street and the river. He showed
the Times article to a classmate who was considering entering
a graduate program in design. Architecture had definitely changed,
his friend told him and he pulled from his shelf two soft-cover
books about urban design to show him illustrations for projects
proposed for the waterfront just a few years before: projects
that flew like masts from a ship and suspended trailer-like
modules from catanary cables. Architecture had changed: now
everyone was studying history and context. His classmate did
like the drawings in the paper. He was from New York and
they reminded him of East End Avenue. He'd definitely live there.
Of course, it would take ten years.
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It took fifteen.
By the time the land was available, he had moved to the
city and had started a family. The idea of taking a lot and
building his own house appealed to him. At first he considered
asking an associate in the litigation office of his public
agency to join him in purchasing a site and sharing a house.
Then he decided that he would prefer to be sole owner. A
government fund, initiated for the project, put this within
reach. If he agreed to house a low-income family on a
partially subsidized rent, the fund would provide a mortgage
well below market interest rates. He would be obligated to
continue this arrangement for the duration of the mortgage;
if he were to chose to terminate the arrangement after his
occupancy, he would be liable for a penalty fee. His lease with
the family would be renewable every two years; he could petition
the fund's administration or the courts for an eviction if he
had cause, A pool of potential tenants was being developed:
low-income service workers; retired couples; lower-middle-class
families whose incomes were to high to qualify for public housing
and too low to afford fair-market housing. People with credit
histories, who paid their rent, and who had no histories of anti-
social behavior.
He considered the option with his wife. Even with the
fund's help, the building of a house would involve considerable
investment on their part. Would they also want the potential
burden of becoming landlords for poor people? Could his wife
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entertain her business associates at home when they might
possibly meet these people in the vestibule? What if he
were to leave the public sector for the private? They
knew the social obligations that would require. And then
there were the children and their relationship with the
tenants. What would that be like? Then again, it might
give them a measure of control they would not otherwise have:
they would be the sole owners of the property. And he
was in the public sector; and they did believe in being
socially progressive. People needed housing.
The lots were selling. They walked the empty blocks
where sites were being prepared. The squares and parks were
taking shape before the buildings did. A concrete shell
or two of an apartment house was poised over the river. He
filled in the lots and imagined a house overlooking an especially
nice square.
They would proceed. He called his college friend, now
an architect in Houston, who surprised him by not being interested
in his project but who gave him the name of an architect
teaching at Columbia. He, his wife, and the architect walked
the city looking at house-fronts. They liked the Greek Revival
style that seemed economical in its effects. They decided the
owners' dwelling would be a lower-duplex, that the house's
third floor could become a two bedroom apartment for fund
tenants, and that a small penthouse at the top of the house,
with a generous roof deck, would command a high rent that would
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help amortize their costs. Because the fund was involved in the
project, the special tenant unit had to meet several criteria for
design. The size of the unit and the number of people it could
house were part of the equation determining the reduced price
of the mortgage.
As the wood joists and occasional steel beam snapped into
place, he received a call from his parents in Pittsburgh. There
was a house-wrecking nearby and they saw what might interest him:
a series of marble columns from a porte-corchere about to be
turned to dust. He knew the house and wanted two of the columns.
They became the only extravagant elements of the facade. Although
the architect attempted to assimilate them into the elevation
with an entablature and an- enlarged stoop, the big columns made
the house appear as if it wearing a medallion. He enjoyed their
impact whenever he turned into his street. His house now seemed
the block's centerpiece.
The fund-tenants were a couple with a teenage daughter.
He didn't mention the terms of their lease to the renter of the
penthouse nor to his neighbors. The family carried on its own
life; the daughter occasionally sat with the children. The
fund-tenants' apartment shared the stair hall with the penthouse.
If the richer tenant noticed the apparent modest circumstances
of the family living below him, he had the discretion not to
mention it. He was a divorced father of two; the penthouse
gave him ample room for his children's visits.
As a new landlord, he was surprised that the lives of
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the three families seldom interrupted eachother. Their crossings
of the small vestibule just inside the stoop sometimes overlapped,
but more often, he would depend on glimpses of his tenants to
remind him of them: the girl in the square with her boyfriend;
the man from the top floor coming up the stoop carrying a bag
of groceries and glancing, almost surreptitiously, into' the
family's livingroom bow.
West Street looked neither like the old drawings in the
Times nor like East End Avenue. It was its own street, busy
with traffic this hot afternoon. The buildings stepped back like
the older buildings on the Upper East Side but were slimmer and
better separated. The cafes under the high loggia were already
filling with people who would not leave the city for the weekend.
He passed the church garden on the way to his square and saw,
as he often did, a group of older people, all variations of the
bell-shape, tending the flowers. The many trees along the street
made the pavements better shaded than elsewhere,but the garden
always brought an additional burst of cooled air as he walked
by. And fragrance.
He turned under the loggia to buy some wine for dinner and
caught snatches of talk from the younger people sitting in a
cafe. The owner of this cafe virtually blocked the sidewalk
with his chairs -- despite official summonses and the protestations
of the block association. He had considered using his contacts
in the City's bureaucracy to pressure the owner to conform to
code, but thought better of it. He had been active enough in
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the negotiations among the Community Planning Board, the City
Planning Commission, and the representatives of the local
Rock star. She finally built her house: a great, ridiculous
thing that always elicited a smile from him and rose diagonally
across the square from his own home. He had seen her once.
She had just stepped from her limousine and he was less
surprised by her plainess than by the small boy, at her
hand and somewhat distracted, who looked up and down the
street.
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